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 Th 11c   September 22, 2006
 
MEMORANDUM  
 
TO:   Commissioners and Interested Parties 
 
FROM: John Ainsworth, Deputy Director 
  Teresa Henry, District Manager, South Coast District 
  Pam Emerson, Los Angeles County Area Supervisor 
 
SUBJECT: Major Amendment Request RDB-MAJ-1-06 to the City of Redondo Beach 
Local Coastal Program; to 1) amend the geographic segmentation of the City to add the 
parcels on the east side of North Catalina Avenue between Pacific Coast Highway and 
Beryl Avenue to the certified area (Area One); 2) change the Land Use Plan and Zoning 
designations of certain parcels on the east side of North Catalina Avenue and change the 
list of allowed uses pertaining to those parcels; 3) add a Planned Development Overlay 
(PLD) zone applicable to one ownership located on North Francisca Avenue; 4) add  two 
definitions to the Implementation Plan of the certified LCP for Area One of the City’s 
Coastal Zone.    
 
SUMMARY OF REQUEST AND STAFF RECOMMENDATION 
 
The City of Redondo Beach proposes to amend the action dividing the coastal zone into 
two areas (segmentation) for purposes of developing implementation ordinances for its 
Local Coastal Program (LCP).   
 
The area subject to the proposed amendment encompasses an area at the northeast 
corner of the City’s coastal zone, east of North Catalina Avenue and north of Beryl Street, 
known as the “CC Catalina Corridor”, and designated for commercial and industrial use in 
the certified Land Use Plan (LUP).  There is no certified implementation ordinance for this 
area.  The land includes the “King Harbor Shopping Center” on Pacific Coast Highway and 
North Catalina Avenue, and an existing commercial and industrial area abutting the east 
side of North Catalina Avenue, extending from PCH to Beryl St.   
 
Changes in the Segmentation Boundary.  Staff recommends that decisions on the 
development of the area east of North Catalina Avenue can be made independently of 
decisions concerning the use of the larger scale parcels closer to the harbor, and the 
consideration of these two areas separately will not result in cumulative impacts on coastal 
resources or access to the shoreline. 
 
Proposed Amendment to the Certified Land Use Plan.  The certified Land Use Plan 
designates all but one parcel in the area subject to this amendment for commercial use.  
As part of this action, the City proposes to change the Land Use Plan designation on five 
parcels abutting North Catalina Avenue between North Gertruda Avenue and North 
Broadway to medium density multi-family residential (RMD).  Secondly, the City proposes 
to change the designation of the four parcels directly inland of these parcels that abut 
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North Elena Avenue, North Francisca and North Gertruda Avenues from commercial or 
industrial to low density multi-family residential (R3-A.)  The City yard is one of the five 
parcels abutting North Catalina Avenue; it abuts North Catalina Avenue at North Gertruda 
Avenue and is designated Industrial in the certified Land Use Plan.  This parcel will be split 
into two parcels designated R-3A and RMD multifamily residential.  Because of the split of 
the City yard into two parcels later in the process; nine parcels are changing designations; 
ten will result.1  The community shopping center on Pacific Coast Highway and a node of 
surf recreation and support businesses at North Catalina, Broadway, and Beryl Avenues 
would remain designated for commercial use, their current designation in the certified LUP.  
The City asserts that the frontage on North Catalina Avenue has not been a viable 
commercial area for years; while this area is zoned commercial, the use has been 
industrial, warehousing, and residential rather than retail commercial.  Only on the 
southern end of the strip, where the parcels are closer to the harbor, have there been 
viable recreation-oriented uses (a Los Angeles County Beaches and Harbors maintenance 
yard, a surf and diving supply shop, “Surf and Dive”, and a bicycling store, “the Triathlete”.)  
The City proposes to maintain the commercial land use designation of these parcels.  
According to the City report, 70 percent of the 13-acre area northeast of North Catalina will 
remain designated for commercial use.  The maps on the following pages show certified 
Land Use Plan designations and the proposed land use designations.    
 

 
1 No subdivision is necessary; the City has done its planning based on “multi-lot” parcels.  The lots, 
subdivided in the early years of the century are approximately 6,000 square feet.  
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Figure 1; certified LUP, showing Area Two Designations. 
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Figure 2, proposed changes to LUP 
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Adoption of zoning applicable to the northeast side of the Catalina corridor.  The 30 
parcels subject to this action are not in a certified area.  The proposed LCP amendment 
would add these lots to the certified area.  The City is proposing to adopt zoning 
designations on these parcels that are consistent with the proposed Land Use Plan 
designations.  The City is proposing to re-zone the shopping center between Pacific Coast 
Highway and North Catalina Avenue C-2A commercial.  Secondly, the City proposes to 
zone four parcels abutting to North Catalina Avenue between North Gertruda Avenue and 
North Elena Avenue, and one parcel southeast of North Elena Avenue, including the 
western portion of the City yard to (RMD) medium density multi-family residential use, 
which allows up to 23.3 units per acre.  Third, the City proposes to zone four parcels that 
do not abut North Catalina Avenue, which are facing North Elena and North Francisca, and 
the eastern portion of the City yard to (R-3A), a multi-family residential zone, which allows 
up to 17.5 units per acre.  On the typical subdivided lot, the R-3A zoning will accommodate 
a duplex.  Finally, the City proposes to zone the parcels abutting North Catalina at 
Broadway and at Beryl Avenue, where there is an existing commercial node, as C-3 
(Highway-Oriented Commercial).  Since these parcels will be the only parcels in the 
coastal zone of the City designated C-3, the City is proposing to tailor the permitted uses in 
the C-3 district to include uses that now exist in what has become the support area for the 
pier and harbor.  The City proposes to add “marine sales and services,” and to remove 
“motor vehicle repair garages” from the list of conditionally permitted uses in the C-3 
District; and to revise setback standards of the C-3 district to be consistent with the 
standards of the C-5 zoning that applied to this area prior to 2002.  (See Exhibits 2, 3 and 
5.) 
 
Minor change to City-wide LIP zoning ordinance.  Along with changes to the eastern 
Catalina Corridor designations, the City also submitted a change in its LIP zoning 
ordinance that is not specifically tailored to this area of the City, but would apply 
throughout Area A.  This change would add a definition of “habitable” and ”non-habitable" 
accessory buildings to the Coastal Zoning Ordinance.  The Council adopted the change 
after it rejected a plan to allow owners of residential property to construct a second story 
workroom above their garages.  After hearings on this plan, the Council rejected the 
“second habitable room” ordinance but agreed that zoning ordinance should include a 
definition of “habitable” and “non-habitable“ structures.   
 
Project-driven residential planned development overlay (PLD).  In addition to carrying 
out the underlying rezoning, the City proposes to amend the zoning map to add a Planned 
Development Overlay (PLD) zone on property located at 528-542 North Francisca Avenue.  
This overlay, valid as long as a related conditional use permit and tract map (VTTM 63493) 
remain in effect, allows minor adjustments to development standards.  The proposed PLD 
allows no change in floor area ratio, height, and lot area per dwelling unit, but allows 
flexibility relative the distances between buildings, outdoor living space, and other 
standards except for height and density.  As part of its action on the proposed project the 
City required the applicant to dedicate a six-foot wide strip along the north side of N. North 
Catalina Avenue, widen the sidewalks, and install street trees.  The PLD is valid for the 
specific project and will lapse if the tract map for the related project is abandoned or 
expires. 
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STAFF RECOMMENDATION:   
 
Staff is recommending approval of the request as submitted.  The resolutions of approval 
of the changes in the segmentation boundary, the certified Land Use Plan, and the zoning 
are available beginning on pages 8 (Segmentation), 8 (LUP), and 9 (Zoning). 
 
 LOCAL COASTAL PROGRAM HISTORY 
 
The Commission effectively certified the City of Redondo Beach Land Use Plan for the 
entire Redondo Beach Coastal Zone on June 18, 1981.  Redondo Beach is an 
incorporated city on the Los Angeles County coast.  The part of the city immediately 
adjacent to the beach was subdivided into cottage parcels in the early 20th century when a 
rail line was extended to this area.  On January 11, 2001, the Commission certified a major 
LUP amendment that brought the LUP into conformance with the City’s General Plan 
(RDB-MAJ-1-00) with suggested modifications.  At the City’s request, the Commission 
agreed to and delay certification of the area that contained the power plant, pier, and 
harbor areas until local planning issues were resolved.  On April 8, 2003, the Commission 
approved geographic segmentation, dividing the Redondo Beach Coastal Zone into two 
separate areas, allowing it to certify the LCP for most of Redondo Beach (Area One).  The 
Commission then approved the Implementation Plan for Area One with suggested 
modifications.  The Commission effectively certified an Implementation Plan for Coastal 
Zone Area One on September 11, 2003.  
 
Since that date the Commission has approved several amendments to the LCP, including   
an amendment, RDB-MAJ-01-03, which would transfer eleven parcels in north Redondo 
Beach, near North Catalina Avenue, from Area 2 to Area 1 and change the land use and 
zoning designations of these parcels from commercial to residential use.  The City has 
adopted all of the suggested modifications suggested in the Commission’s actions. 
 
SUBMITTAL OF LCP AMENDMENT  
 
The City submitted the present amendment request in two sections.  The City submitted its 
proposed changes to the LUP and zoning ordinance on March 9, 2006 along with by 
Council Resolutions CC-0602-08, certifying that the LCP as amended is intended to be 
carried out in conformity with the Coastal Act and providing that the amendments will take 
effect automatically upon Coastal Commission approval.  The City also submitted CC-
0601-7 amending the LUP map and requesting to amend the geographic segmentation to 
add the east Catalina Area to the certified area; CC-0601-05 adopting the Negative 
Declaration; CC-0602-9, amending the General Plan and Harbor Civic Center Specific 
Plan; Ordinance 2976-06 amending the Zoning Map; and ordinance 2977-06 amending the 
coastal zoning ordinance.  The City also submitted resolution 2969-05 adding the definition 
of habitable space to the zoning ordinance.  On April 12, 2006, the City submitted 
ordinance No. 2978-06 placing a Planned Development Overlay (PLD) zone on property at 
528-542 North Francisca Avenue in conjunction with a residential project and Resolution 
CC-0602-12 approving the related residential project.  On April 11, 2006, the Commission 
granted a one-year time extension to act on the request. 
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PUBLIC PARTICIPATION. 
 
On November 17, 2005, the Planning Commission held a public hearing and adopted a 
resolution recommending the City Council amend the Coastal Zoning Ordinance, LUP, 
General Plan, and Harbor Civic Center Specific Plan applying to the Catalina corridor.  On 
November 17, 2005, the Planning Commission held a public hearing on the zoning the 
property at 528-542 North Francisca Avenue as RMD and on the Planned Development 
Overlay and denied the requested rezoning to RMD. 
  
The City Council conducted hearings on January 17, 2006 regarding the ordinance 
amending the zoning map for the area east of North Catalina Avenue and north of Beryl 
St., currently zoned CC Catalina Corridor and adopted an ordinance amending the land 
use and development standards of the C-3 zone of the coastal zoning ordinance.  The 
Council also adopted a resolution adopting Negative Declaration No. 2005-101-IES-ND-
008 relating to the amendments to the coastal zoning ordinance, coastal Land Use Plan 
(LUP), General Plan and Harbor Civic Center Specific Plan.  At its January 17, 2006 
hearing the City Council, on appeal, approved the medium density multi-family residential 
zoning (RMD) and the planning development overlay (PLD) for the parcels at 542 North 
Francisca Avenue.  
  
STANDARD OF REVIEW FOR GEOGRAPHIC SEGMENTATION    
 
The standard of review for the geographic segmentation amendment, pursuant to Section 
30511 of the Coastal Act, is that the areas proposed for separate review must be able to 
be analyzed for the potential cumulative impacts of development on coastal resources and 
access independently of the remainder of the affected jurisdiction.   
 
STANDARD OF REVIEW FOR AN LCP AMENDMENT    
 
The standard of review for the proposed LUP amendment, pursuant to Sections 30512, 
30512.1 and 30512.2 of the Coastal Act, is that the proposed amendment conforms to the 
policies of Chapter 3 (commencing with Section 30200).  The standard of review for the 
proposed implementation Plan amendment is that the revised implementation ordinance 
conforms with, and is adequate to carry Out, the policies of the certified land use plan 
(LUP). 
 
ADDITIONAL INFORMATION 
 
Copies of the City’s submittal are available at the South Coast District office located in the 
ARCO Center Towers, 200 Oceangate, Suite 1000, Long Beach, 90802.  For additional 
information, contact Pam Emerson in the Long Beach Office at (562) 590-5071. 
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I. STAFF RECOMMENDATION FOR GEOGRAPHIC SEGMENTATION 
 
Staff recommends adoption of the following motion and resolution 
 
APPROVAL OF GEOGRAPHIC SEGMENTATION AMENDMENT 
 

MOTION I: I move that the Commission find that the Redondo Beach Coastal 
Zone area known as Coastal Zone Area One can be amended to include properties 
within the area bounded by North Catalina Avenue, Beryl Street, and North Pacific 
Coast Highway, as described on Page 1 of Ordinance No  2976-06 and as 
submitted by the City, because those areas can be analyzed for the potential 
cumulative impacts of development on coastal resources and access along with the 
rest of Area One and independently of the remainder of the Coastal Zone area of 
the City.  

 
STAFF RECOMMENDATION: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
amendment to the geographic segmentation of an area for the purpose of LCP certification 
and the adoption of the following resolution and findings.  The motion passes only by an 
affirmative vote of a majority of the Commissioners present. 
 
 RESOLUTION TO APPROVE GEOGRAPHIC SEGMENTATION:  
 
 The Commission hereby approves the geographic segmentation amendment of 

Redondo Beach Coastal Zone Area One for the purpose of LCP certification in the 
City of Redondo Beach on the grounds that the amended segment meets the 
requirements of Section 30511(c) of the Coastal Act, based on the findings and 
declarations noted in Section III of this report.  

 
 
II. CERTIFY THE LAND USE PLAN AMENDMENT AS SUBMITTED 
 
MOTION: I move that the Commission certify Land Use Plan Amendment RDB-MAJ-1-
06 as submitted by the City of Redondo Beach. 
 
STAFF RECOMMENDATION TO CERTIFY: 
 
Staff recommends a YES vote.  Passage of the motion will result in certification of the land 
use plan amendment as submitted and adoption of the following resolution and findings.  
The motion passes only by an affirmative vote of a majority of the appointed 
Commissioners. 
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RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT: 
 

The Commission hereby certifies Land Use Plan Amendment RDB-MAJ-01-06 for 
the Area 1 segment of the City of Redondo Beach as submitted by City of Redondo 
Beach and adopts the findings set forth below on the grounds that the amendment 
meets the requirements of and conforms with the policies of Chapter 3 of the 
Coastal Act.  Certification of the Land Use Plan amendment complies with the 
California Environmental Quality Act because either 1) feasible mitigation measures 
and/or alternatives have been incorporated to substantially lessen any significant 
adverse effects of the plan on the environment, or 2) there are no further feasible 
alternatives or mitigation measures which could substantially lessen any significant 
adverse impact which the Land Use Plan Amendment may have on the 
environment. 

 
III. CERTIFY THE IMPLEMENTATION PROGRAM AMENDMENT AS SUBMITTED: 
 
 MOTION: I move that the Commission reject the proposed Implementation 

Program amendment for Coastal Zone Area One in the City of Redondo Beach as 
submitted. 

 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a NO vote.  Failure of this motion will result in certification of the 
Implementation Program amendment as submitted and the adoption of the following 
resolution and findings.  The motion passes only by an affirmative vote of a majority of the 
Commissioners present. 
 
RESOLUTION TO CERTIFY THE IMPLEMENTATION PROGRAM AS SUBMITTED: 
 

The Commission hereby certifies the proposed amended Implementation Program 
for Coastal Zone Area One in the City of Redondo Beach as submitted and adopts 
the findings set forth below on grounds that, as amended, the Implementation 
Program conforms with, and is adequate to carry out, the provisions of the certified 
Land Use Plan, as amended, and certification of the Implementation Program will 
meet the requirements of the California Environmental Quality Act, because either 
1) feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the Implementation Program 
on the environment, or 2) there are no further feasible alternatives or mitigation 
measures that would substantially lessen any significant adverse impacts on the 
environment that will result from certification of the Implementation Program. 
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IV. FINDINGS OF GEOGRAPHIC SEGMENTATION AMENDMENT  
 
A. BACKGROUND- SEGMENTATION 
 
On April 11, 2002 the City submitted an LUP amendment dealing with the Harbor Pier area 
which was called the “Heart of the City” and the Implementing Ordinance and zoning for 
the entire Redondo Beach Coastal Zone.  After public discussion of the “Heart of the City”, 
including passage of an initiative rejecting the “Heart of the City” Specific Plan, the City 
requested that the LUP Amendment pertaining to the “Heart of the City” and relevant 
Implementation Plan sections be withdrawn from consideration.  Instead, the City 
requested the Commission to certify the implementation program for the remaining areas 
of the Coastal Zone, giving the City permit issuing authority for those areas.  In order to 
achieve this, the City requested that the City be segmented into two areas, Area One and 
Area Two.  Most of the residential and commercial areas of the City’s coastal zone, where 
there were no major unresolved planning decisions, would be identified as Coastal Zone 
Area One; the Pier-Harbor Area, AES Power Plant, and North Catalina Avenue Corridor 
(the Heart of the City), would be identified as Coastal Zone Area Two.  On April 8, 2003, 
the Commission approved a geographic segmentation request by the City of Redondo 
Beach and made the specific findings pursuant to Coastal Act Section 30511(c) enabling it 
to consider a part of the Coastal Zone separate from the rest of the Coastal Zone within 
the same jurisdiction. 
 
Section 30511(c) of the Coastal Act states that local coastal programs may be submitted 
and processed as follows: 
 

In separate geographic units consisting of less than the local government's 
jurisdiction lying within the Coastal Zone, if the commission finds that the area or 
areas proposed for separate review can be analyzed for the potential cumulative 
impacts of development on coastal resources and access independently of the 
remainder of the affected jurisdiction.  

 
The Commission found that the potential cumulative impacts of permitted development on 
coastal resources and public access can be considered separately for both the “Heart of 
the City“ and the remainder of the Redondo Beach Coastal Zone.  In 2004, the 
Commission amended the segmentation order to allow 11 small vacant and residentially 
developed lots adjacent to the Area One /Area Two boundary to become part of Area One, 
approving an amendment at the same hearing to allow the 11 lots to be designated for R-
3A, low-density multi-family residential use.  In that case the Commission found that, with 
the changed boundary, the potential cumulative impacts of permitted development on 
coastal resources and public access can be considered separately for both the “Heart of 
the City“ and the remainder of the Redondo Beach Coastal Zone. 
 
B. ANALYSIS OF CURRENT SUBMITTAL. 
 
In this case, the City of Redondo Beach has indicated that all the parcels south of 
Herondo, north of Beryl Avenue, and between North Catalina Avenue and the Area One 
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boundary, which are now included within Area Two can be included in already certified 
Area One because they share many characteristics with parcels in Coastal Zone Area 
One.  
 
Coastal Zone Area One is the inland residential and commercial area of the City’s Coastal 
Zone that provides housing, neighborhood commercial establishments, public parks and 
also the 1.7 mile long sandy beach area south of the Area Two.  It consists of the 
subdivided residentially and commercially developed portion of the Redondo Beach 
Coastal Zone and includes everything from residential and commercial parcels to the east 
of North Catalina Avenue, to the east of the Harbor-Pier area and to the south of Torrance 
Boulevard.  While there has been some moderate intensification of uses, as existing 
structures are rebuilt, the new structures are small residential and commercial structures, 
consisting of shops, single-family homes, duplexes, and medium density multifamily 
development.  Area Two (the “Heart of the City”) is located in the northwestern portion of 
the of the Coastal Zone of the City, and originally included land south of Herondo St, north 
of Torrance Boulevard and east of North Catalina Avenue, North Pacific Avenue and 
Harbor Boulevard (See Figure 1).  This area encompasses Redondo Beach’s entire harbor 
and pier areas north of Torrance Boulevard, including King Harbor, Moles A, B, C and D, 
and the Pier Plaza/International Boardwalk area, extending eastward from the waterfront to 
include the AES Power Plant site and North Catalina Avenue and its adjacent 
commercially and industrially zoned properties.  Its eastern boundary follows the border of 
the residential neighborhood to the east of North Catalina Avenue.  Both Area One and the 
Heart of the City provide public access to the ocean.  Area Two includes properties that 
could potentially develop for commercial recreation or for a mixture of housing and 
recreation.  Alternatives considered by the City included dense multi-story commercial and 
recreational development.  Since the Commission’s last action on this issue, the citizens of 
Redondo Beach voted to designate the power plant as a public park, pending funding for 
acquisition and development.  
 
In approving segmentation, the Commission found that development decisions in Coastal 
Zone Area One that are consistent with the density, traffic and parking standards of the 
proposed LIP would not affect public access and coastal resources in the Harbor-Pier 
area.  North Catalina Avenue is a divided four-lane street that connects a major east/west 
corridor, Herondo/Anita/190th St. with the harbor.  With the exception of a shopping center 
accessed via Pacific Coast Highway, and a node of highway oriented specialty stores at 
Beryl Street and Broadway, North Catalina Avenue has not supported a successful 
commercial district.  The 30 parcels subject to this request share characteristics with and 
function as part of adjacent Area One neighborhoods.  The 13 parcels in the King Harbor 
shopping center that abuts both North Catalina Avenue and Pacific Coast Highway 
function as part of the Pacific Coast Highway commercial corridor, which is located in Area 
One, not as part of the harbor.  The King Harbor Shopping Center truck entrances are 
located on North Catalina Avenue.  The eight parcels at the junction of Beryl and North 
Catalina Avenue, which include the County maintenance yard, provide highway-oriented 
retail and manufacturing that happens to be coastal-related.  The nine parcels that remain 
are located on North Catalina Avenue and on the western ends of the five side streets that 
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connect North Catalina Avenue with Pacific Coast Highway.  All are separated from the 
harbor by a large post office and the power plant.   
 
Coastal views are blocked by the power plant and other development.  They are too far 
away from the harbor to provide parking for development in the harbor or to support either 
restaurants or sales of souvenirs.  The uses that exist on North Catalina Avenue and these 
side streets are highway oriented; they include City and a County maintenance yards, 
warehouses, a window and door wholesaler, a closed restaurant, a car repair facility, a 
motel that converted to long-term residential use at least twenty-four years ago, and a 
carpet wholesaler.  None of these bear any relation to the harbor.  They are neither visible 
nor easily accessible on foot from the harbor nor could they be easily developed a part of 
any project in the harbor.   
 
One reason to consider this 13-acre area along with the pier harbor area and the 
redeveloping power plant (Area Two) would be if these 30 parcels could be combined with 
land west of North Catalina Avenue to provide parking, or assembled into large lots for 
hotels.  Because of the existing small-scale residential development on the inland ends of 
these streets, it is unlikely that a hotel or similar facility could be proposed or, if proposed, 
approved the City.  The area is over 600 feet away from the harbor, and impractical to use 
for parking unless the related development is intense enough to support shuttles.  
Redondo Harbor supports tourist oriented development, including a marina, a pier with 
fishing, restaurants, hotels, and arcades but does not include any large venue that might 
support a system of shuttles for remote parking.  Because this 13-acre area is physically 
removed from the harbor, it is unlikely that planning decisions made for these parcels 
could reduce the City’s ability to develop a land use plan for the harbor that is consistent 
with the Coastal Act.  While it is possible that intense development of these parcels could 
create traffic that would affect public access to the harbor, it is not necessary to plan the 
two areas as a unit to avoid development that might cause those impacts.  
       
According to city officials, current City ordinances would prevent the City from approving 
development in the pier harbor area under the assumption that the developer could 
provide parking on land in the Catalina corridor.  The City zoning ordinance already 
prohibits combining more than two lots for one project and requires development to 
accommodate all parking on site.  These provisions could be interpreted to preclude large-
scale restaurants, hotels, or parking lots in areas subdivided into the 5-6000 square foot 
lots that are typical of Area One and the land east of North Catalina Avenue.  Moving the 
segment boundary to North Catalina Avenue for purpose of including all lots east of North 
Catalina Avenue in Area One will not have an impact on Harbor-Pier parking.  .  
 
The Commission finds that the separation of these parcels from the pier harbor/power 
plant area for land use planning does not influence the availability of the land seaward of 
North Catalina Avenue for development for hotels, visitor serving commercial or public 
recreation, or change the potential impacts of development on either area on coastal 
resources.  Decisions on land use for these 30 parcels can be made independently of 
choices made concerning the power plant site and the pier harbor complex (which includes 
several institutionally and industrially developed parcels south of North Catalina Avenue.)   
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If the land on the 13 acre area subject to this action was built out at the proposed LUP 
designations of Commercial and multi-family residential use, the LUP designations would 
not allow appreciable increases in scale of development, land use, traffic or density.  
Therefore, if consistent with the LUP, changes in the area will not affect the City’s Harbor-
Pier and adjacent area.   Therefore, moving the boundary for between Area One and Area 
Two to North Catalina Avenue is approvable and will not have a cumulative impact on 
decisions on the “Heart of the City” segment of the Coastal Zone.  
 
The proposed change in designation of nine parcels from commercial to residential use 
poses potential issues with the recreation policies of the Coastal Act.  These issues can be 
analyzed independent of the parcels’ location in Area One or Area Two.  If the City were to 
consider major changes in its Land Use Plan policies for either area that address parking 
or the intensity of development, the impacts of the change on public access in both areas 
would need to be addressed.  Amending the geographic segment boundary to include the 
30 subject parcels does not change the Commission’s April 8, 2003 finding that 
“considering the two parts of the City’s plan separately does not preclude either the City or 
the Commission from considering affects of development in one segment on the other”.  
(See Figure 1; Exhibit 4, pages 1-8 Resolution of Geographic Segmentation.)  
 
 
IV.  FINDINGS FOR APPROVAL OF LUP AMENDMENT 
 
A.  BACKGROUND 
 
As described in the findings for previous LUP amendments (RDB-MAJ-1-00, RDB-MAJ-1-
02, RDB-MAJ-1-04 and RDB-MAJ-1-05), the Redondo Beach City Council has deferred 
consideration of most changes to LUP policies applying to the Harbor/Pier area, the AES 
power plant, and North Catalina Avenue Corridor.  There are 30 parcels subject to this 
action.  The certified LUP shows one of the parcels subject to this action (the City Yard) as 
an industrial use2; and the remaining 29 as commercial.   
 
As described in City Council Resolution No. CC-0601-7, the City Council voted to 
redesignate nine of the parcels abutting North Catalina Avenue from Commercial to 
medium density multi-family residential use.  The Council then voted to split the City yard, 
which is one of the parcels, into two parcels, designating the inner parcel at the lower level 
of multi-family density, resulting in ten parcels designated for residential use at two levels 
of density (17.5 dwelling units per acre and 22.5 dwelling units per acre).  .  The parcels 
the City proposes to redesignate as multi-family residential are located on the three 
east/west streets (North Gertruda, North Francisca, and North Elena Avenues.)  East of 
the Area One boundary, these streets are presently developed residentially.  The newer 
development is at low multi-family density, which is 17.5 dwelling units per acre, which 

 
2 .  While the City Yard is designated Industrial on the certified LUP; it is designated Commercial in the 
General Plan.  In 2001, the City submitted a request to change the designation of the City yard as part of its 
update of the LUP to be consistent with the General Plan.  The Commission did not adopt any redesignation 
for the pier/harbor area. 
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allows older single family homes and newer duplexes and with some of what appear to be 
four and five-unit buildings on double lots.  Notwithstanding the change proposed for these 
nine lots, when the amendment is effective 70 percent of the land in the area will continue 
to be designated for commercial use. 
 
Second, the City is requesting to redesignate thirteen parcels in an existing shopping 
center from Commercial (C) to C-2 Commercial, incorporating the newer LUP land use 
categories certified by the Commission in 2001 (RDB-MAJ-1-00).  Third, the City proposes 
to redesignate eight parcels from C commercial to C-3 Highway Oriented Commercial.  As 
part of the action, the City refined the list of the allowable uses and development standards 
applicable to the C-3 category to more closely apply to marine commercial uses. (Exhibit 4, 
pages 11-15) 
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Figure 3, inventory of parcels subject to this action. 

Parcels subject to this action 
 
  Present LUP 

Designation 
Proposed LUP   

Designation 
Present use 

Location Com-
mercial 

Indus-
trial 

Com- 
mercial 

Resi- 
dential 

Com-
mercial 
 

Resi-
dential 

Institu 
tional 

Va-
cant 

Indus
-trial 

 Total 
parcels 

PCH to 
Gertruda 

13  13 11 1 1 0 13

Gertruda 
to 
Francisca* 

3 1 5 3   1 4

Francisca 
to Elena** 

4  4 1 1   2 4

Elena to 
Broadway 

7  6 1 5   2 7

Broadway 
to Beryl 

2  2 2   2

Total 
 
 

29 1 21 10 22  1 1 1 5 30

*  The City Yard, listed in this table as one industrially used parcel, will be sold as two separate parcels.  Here it is 
listed as one parcel.  The map entitled “Proposed Amendment to Land Use Designations” anticipates its sale as two 
parcels. 
** The map entitled “Proposed Amendment to Land Use Designations” anticipates a lot line adjustment at 542 
Elena, which would be approved as part of the permit process for that development.  The number of parcels would 
remain the same. 
 
While the land is zoned commercially, presently the predominant use in the area is 
warehousing or light industry, consistent with the existing warehouses and the power plant 
found on the southwestern (seaward) side of North Catalina Avenue.  However, the utility 
companies indicate that they plan to shut down the power plant, due to its obsolescence, 
and the warehouses are being replaced by a post office, a residential facility, and an office 
center.  City voters have approved a measure to redevelop the power plant as a park.  The 
City has prepared a map showing current uses (Exhibit 5, page 6)), the staff has also 
prepared an inventory of the present use of the parcels proposed to be converted to 
residential use3.  Surrounding development directly adjacent to the shopping center is 
commercial, the use of existing development in Area 1 directly inland of these parcels, is 
residential, generally multifamily residential uses developed at 17.5-23.3 dwelling units per 
acre, or older single family units, duplexes and triplexes.  Staff made an inventory of uses 
presently abutting the east side of North Catalina Avenue, and noted development on the 
                                            
3 Note on parcels: the area was subdivided as cottage lots before 1920.  While lot sizes vary, lots on the side 
streets are typically 5-6,000 square feet.  The City prepared its analysis in terms of parcels, acknowledging 
that individual parcels may include more than one legal lot, or a fraction of a lot.  The City zoning ordinance 
requires the individual lot owners to provide verification of lot lines as part of any applications. 
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western side of the street.  The area is devoted to wholesaling and industry; with the 
exception of the King Harbor shopping center on the northern boundary and the ”Surf and 
Dive” shop at Beryl Street, the lots on the east side of North Catalina Avenue did not 
support recreation-oriented commercial development.  A record of staff visits is found on 
the following page (Figure 4): 
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Figure 4, inventory of lots proposed to be converted to residential use. 
 Lots 

abutting 
Catalin
a 

Existing 
land use 

Present 
occupant 

Present 
LUP 
designatio
n 

Proposed 
designatio
n 
Catalina 
front lots 

Next 
interior 
Northeast 
Present 
use 

Proposed 
designatio
n 
Interior lots 

PCH to Gertruda 
 Lot 1 C2-A 
 Lot 2  
 Lot 3  
 Lot 4 

Shopping 
center 

Com--
mercial 

C-2A Com-
mercial 

 
 Lot 5 

Com-
mercial 

Marine 
hardware 

Com-
mercial 

   

 Lot 6 Institutional VFW Com-
mercial 

   

Gertruda to Francisca 
 Lot 1 Industrial City Yard Industrial RMD  R-3A 
 Lot 2 Com-

mercial 
Restaurant 
converted 
to office 
and 
storage 

Com-
mercial 

RMD Rug 
wholesale 

R-3A 

Francisca to Elena 
 Lot 1 Industrial Storage 

yard 
Com-
mercial 

RMD Industrial  
handicraft 

R-3A 

 Lot 2 Com-
mercial 

 
Apartments 
in former 
motel that 
City lists as 
commercial

Com-
mercial 

RMD Residentia
l 

R-3A 

Elena to Broadway  
 Lot 1 Com-

mercial 
Door and 
window 
/warehous
e 

Com-
mercial 

RMD [Not a part]  

 Lot 2 Com-
mercial 

Car repair Com-
mercial 

RMD   

 Lot 3 
and 4 

Industrial LA County 
Beaches 
and 
Harbors 
yard 

Com-
mercial 

C3  (4 
parcels) 

Dive and 
surf 

C3 

Broadway to Beryl 
 Lot 1 

 
Com-
mercial 

Dive shop Com-
mercial 

C3   

 Lot 2 Com-
mercial 

Bike store Com-
mercial 

C3   
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B. PRIORITY USE, PUBLIC ACCESS AND RECREATION 
 
The prime Coastal Act issue that should be evaluated in this case is whether it is 
appropriate to allow the conversion of commercially designated land to residential uses.  
The Coastal Act also addresses issues of development reducing traffic capacity available 
for beach goers and of development physically blocking public access to the beach.   
 
Section 30222 and 30223 of the Coastal Act address preservation of land for recreational 
use: 
 
Section 30222 of the Coastal Act states: 
 

The use of private lands suitable for visitor-serving commercial recreational facilities 
designed to enhance public opportunities for coastal recreation shall have priority 
over private residential, general industrial, or general commercial development, but 
not over agriculture or coastal-dependent industry. 
 

In addition to policies protecting existing public access, the Coastal Act encourages visitor 
serving commercial uses in the coastal zone and gives priority to upland facilities that 
support coastal recreational uses.  
 
Section 30223 Upland areas 

 
 Upland areas necessary to support coastal recreational uses shall be reserved for 
such uses, where feasible. 

 
As described previously, 13 of the 30 parcels are in an existing shopping center that has 
frontage on two coastal access routes, Pacific Coast Highway and North Catalina Avenue.  
The remaining 17 parcels are located in a two or three parcel-deep strip along North 
Catalina Avenue, on east/west streets.  Residential development lies to the east, North 
Catalina Avenue to the west.  These parcels are not adjacent to the coastline.  North 
Catalina Avenue is a divided four-lane street that brings traffic from Pacific Coast Highway 
and Herondo/Anita/190th streets down into the harbor-pier area and continues south 
towards the City of Torrance.  None of the parcels are near any of the pedestrian 
accessways to the beach. 
 
The certified LUP includes policies that protect public recreational uses and visitor serving 
facilities.  While most of the policies address the beach, the pier, and the network of bike 
paths, the recreation policies also address visitor support uses.  Beach visitors need 
services provided by gas stations, restaurants, motels, and convenience stores.  Visitors 
are attracted to specialized shopping.  In Redondo Beach, these uses are found along 
Pacific Coast Highway, in Riviera Village as well as in the Harbor-Pier area.   
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 Recreation policies. 
 

1. All existing public recreational and visitor serving facilities will be maintained, 
enhanced and preserved and, where possible, expanded. 
 
2. Lower cost visitor serving and recreational facilities will be protected, encouraged, 
and where possible, provided. 
 

In addition to identifying and protecting public access ways, the LUP addresses the effects 
of private development on public on-street parking, which in Redondo Beach is a necessity 
for coastal and beach access.  The relevant access policies in the LUP state: 
 

3.  The City will continue to diligently enforce existing parking standards for new 
development. 
 
4. The total supply of on street parking within the coastal zone will be retained to 
assure adequate parking for access to the beach and Harbor -Pier areas. 

  
When the Commission certified the LUP, it certified policies that would protect visitor-
serving facilities.  It also considered the densities and mixture of land uses in the LCP.  
When it certified the updated Land Use Plan in 2001 (LUPA 1-00), the changes before it 
were the changes in the land use designations developed in the General Plan.  The 
access and recreation policies were not changed.   
 
When it approved the LUP in 1981, the Commission considered the consistency of the mix 
of land uses with the policies of the Coastal Act.  At that time, the City identified motels and 
restaurants as visitor support uses, and reserved extensive area that were adjacent to 
major collector streets for commercial use including a strip of land on the eastern side of 
North Catalina Avenue (Figure 1, Exhibit 5, page 5.)     
 
The present land use designations require commercial development on all the parcels in 
the Catalina corridor.  The proposed changes would make it possible to develop 30 
percent of the parcels of the area subject to this amendment residentially.  The nine 
parcels the City proposes to redesignate to residential use are not currently used for 
recreation support.  North Catalina Avenue, according to local residents, was once a 
railroad corridor.  The current uses of the area reflect that history: there are three storage 
yards, an auto repair facility, an establishment that sells windows and doors, a closed 
restaurant that operates as a combined office and storage facility, a wholesale rug 
warehouse, a former warehouse where the tenants make handicrafts, and a motel that 
converted to long-term residential use prior to the adoption of Coastal Act.   
 
The parcels identified for retention as Commercial use do provide recreation support.  The 
neighborhood shopping center provides food, fast food, sundries, and the hardware store 
is a “marine hardware” and sells boating equipments and dinghies.  The establishments on 
the Beryl Street node, a surf shop, and a bicycle store (the “Triathlete”) also provide 
recreation support and supplies, but not support specifically tied to the harbor.  However, 
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none of the parcels subject to this proposal are specifically tied to the harbor or easily 
accessible on foot from the harbor. 
 
Coastal resources within the City of Redondo Beach consist of visitor-serving retail 
facilities, beaches, a harbor-pier area, and sports fishing and recreational boating.  These 
types of recreational amenities are all located on the beaches or within the Harbor-Pier 
area.  Allowing residential development on nine of the thirty parcels subject to this action 
will not diminish or reduce the amount of commercial recreation that is available in 
Redondo Beach.  The City contends that commercial recreation development on these 
parcels is not economically feasible.  The nine parcels proposed to become residential are 
located adjacent to residential development.  Five of the parcels proposed to change to 
residential use are located adjacent to North Catalina Avenue where there is incoming and 
outgoing harbor/pier traffic.  They would be located across the street from the power plant, 
which the citizens of Redondo Beach have voted to convert to a public park. 
 
The residential use directly on North Catalina Avenue does present a potential conflict with 
redevelopment of the parcels on the western side of the street as high intensity recreation.  
However, City is now proposing to redevelop the power plant as a park, not either higher 
intensity commercial or recreation use, based on a recent initiative.  The change of use of 
the nine parcels will not adversely affect public access to the coastline or to the 
recreational facilities that exist there.  Therefore, the Commission finds that the LUP 
Amendment is consistent with the priority and recreation policies of the Coastal Act.   
 
C. DEVELOPMENT AND VISUAL RESOURCES 
 
The Coastal Act addresses the location and intensity of development. 
 
Section 30250 of the Coastal Act states, in part: 
 

 (a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it or, where such 
areas are not able to accommodate it, in other areas with adequate public 
services and where it will not have significant adverse effects, either individually 
or cumulatively, on coastal resources. In addition, land divisions, other than 
leases for agricultural uses, outside existing developed areas shall be permitted 
only where 50 percent of the usable parcels in the area have been developed 
and the created parcels would be no smaller than the average size of 
surrounding parcels.  
 

Section 30251 of the Coastal Act states: 
 

The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance.  Permitted development shall be sited and 
designed to protect views to and along the ocean and scenic coastal areas, to 
minimize the alteration of natural land forms, to be visually compatible with the 
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character of surrounding areas, and, where feasible, to restore and enhance visual 
quality in visually degraded areas.  New development in highly scenic areas such as 
those designated in the California Coastline Preservation and Recreation Plan 
prepared by the Department of Parks and Recreation and by local government shall 
be subordinate to the character of its setting. 

 
The City of Redondo Beach proposes to amend the LUP Map, redesignating eight 
commercially designated parcels and one industrially designated parcel to low and 
medium density multi-family residential use.  The parcels are currently designated 
commercial and industrial but are developed with industrial and wholesaling use.  The 
parcels are inland of the power plant, which blocks views of the coastline from this part of 
North Catalina Avenue; south east of the power plant there are several 40 foot high 
structures*, including a “business center” and the Salvation Army Center.  Both proposed 
new uses are subject to open space, setback, and a thirty-foot height limit.  The parcels 
are not located in any designated view sheds or view corridors.  Allowing residential to be 
the permitted use on these parcels will not allow any increases in height of development or 
adversely impact public views to or from the beach, harbor, or pier.    
 
The adjoining neighbors have not questioned redesignation of these parcels from 
commercial to residential use.  Some, however, have indicated that they would prefer 
single-family houses; and that a lower density would be more compatible with the 
character of the neighborhood at the inland ends of North Gertruda, Francisca, and Elena 
Avenues.  They particularly object to the RMD designation which allows 23.3 dwelling units 
per acre, which they assert is not consistent with neighborhood character.  The maximum 
density of 17.5 units per acre allowed for R-3 low density multiple family residential uses is 
consistent with the residential zone immediately adjacent to the east.  The RMD 
designation allows slightly higher densities within the same building envelope:  the City has 
indicated that higher densities make it feasible to accommodate a few units of moderate-
income housing and to require a conditional use permit.  In the case of 528-542 North 
Francisca, the City has as part of a tract map, CUP and variance required improvements to 
the sidewalk along North Catalina Avenue, and a six-foot dedication to improve pedestrian 
access, and landscaping along North Catalina Avenue.  Either use provides a transition 
from the residential uses farther inland to the higher intensity uses on the west side of 
North Catalina Avenue, and to the future park in that location.  The proposed designations 
at the two levels of intensity will have very similar design characteristics, and do not differ 
in their impacts on public views of the coastline.  The current uses are in older structures.  
The warehouses and storage yards that now exist in the area are visually interesting, but 
do not establish a unique visual character that needs to be protected.  The Commission 
finds that the two levels of density under discussion do not differ in their effects on public 
visual resources and are consistent with the community character of the area.  The 
Commission finds that designating the nine subject parcels as ten residential parcels will 
not adversely impact public views and is consistent with Section 30251 of the Coastal Act.   
 
 
VI.  FINDINGS FOR APPROVAL OF IP AMENDMENT AS SUBMITTED 
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The standard of review for LCP implementation plan submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP.  
 
The City of Redondo Beach certified Land Use Plan contains land use policies and 
designations that in conjunction with the land use development standards and other 
programs (also included in the certified Land Use Plan), identify land uses and intensities 
to guide future development in the City’s Coastal Zone.  The LUP policies are designed to 
protect coastal access and coastal resources and to ensure that development is carried 
out in a manner consistent with the Chapter Three Policies of the Coastal Act.  The 
Implementation Program (IP) contains zoning and other implementing measures to carry 
out the policies of the certified Land Use Plan.  The City requests two changes to their 
certified Implementing Ordinance.   
 
A. CHANGE  NINE PARCELS FROM COMMERCIAL AND INDUSTRIAL USE TO 

RESIDENTIAL USE. 
 
First, in order to be consistent with the proposed Land Use Plan Amendment herein and 
the General Plan, the City requests that land now designated commercial be redesignated 
to residential use.  First the City requests that one parcel, the City yard, be considered as 
two parcels (the yard contains several legal lots) and that the five parcels including the 
westerly part of the City yard, located adjacent to north Catalina Avenue be designated 
RMD medium density multi-family residential on the certified LIP zoning map.  Second it 
requests that the four of the parcels described above along with the easterly portion of the 
City yard be designated R-3A low-medium density residential on the certified LIP zoning 
map.  The Commission finds that designating the five parcels medium density multiple-
family residential and five parcels low-medium density multiple-family residential is 
consistent with the proposed changes to the certified LUP and with the proposed LUP Map 
designation change included in this amendment.  Approval of the LIP amendment as 
submitted will enable the IP to carry out the policies of the certified Land Use Plan as 
amended.  
 
B. REDESIGNATION OF EXISTING COMMERCIAL PARCELS AS C-2A AND C-3. 
 
The City proposes to maintain 70% of the parcels subject to the request as commercial.  
The City proposes to redesignate the eight parcels at Beryl Street and Broadway, currently 
occupied by a County maintenance yard, a surf board sales and manufacturing operation 
and a bicycling store as C-3 (Highway Oriented Commercial) and that the list of allowable 
uses in the zoning ordinance be modified to add “marine sales and services”: and to 
eliminate “motor vehicle repair garages” from the list of allowable uses for the C-3 
designation.  The City also proposes to adjust the allowable setbacks of the C-3 so that the 
zoning that applied prior to the 2002 updates applies to these parcels.  The proposed 
amendment to the LUP designates these parcels Highway-Oriented Commercial (C-3) and 
the change in zoning is consistent with the amended LUP land use designations (Exhibit 
4). 
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Finally, the City proposes to redesignate 13 parcels in the King Harbor Shopping center, 
an existing neighborhood shopping center as C-2A, which permits retail businesses such 
as grocery stores and other uses that now exist on the site, including a Carl’s Junior drive 
through and a dance studio.  The zoning limits certain nuisance commercial uses.  The 
uses that are permitted are consistent with the commercial designation in the newly 
amended LUP, and the Zoning Ordinance is adequate to carry out the LUP policies, 
including its parking policies.   
 
C. ADOPTION OF DEFINITION OF HABITABLE STRUCTURE. 

 
 The City also proposes a technical change to the implementing ordinance, adding the 
definition of habitable structure to the LIP.  This term has appeared in the implementation 
ordinance but has never been defined.  In reviewing suggestions to change regulations 
addressing allowable density on developed residential sites, the City noted that the LIP 
does not include this definition.  Adding this definition will not change allowable densities in 
Redondo Beach LCP, but will make their meaning clearer in residential neighborhoods, 
and will arguably make enforcement easier.  As proposed to be amended, the LIP 
ordinance will be consistent with and adequate to carry out the certified LUP.   
 
 
D. APPROVAL OF THE PLD ORDINANCE. 
 
As part of approving development in two adjacent parcels on North Francisca Avenue, the 
City adopted a Planned Development Overlay (PLD) ordinance as apart of its action on the 
permit.  The PLD ordinance allows the City to grant variances to the rules for open space, 
side yard and front yard setbacks for the specific project approved by the City in a 
Conditional Use permit and Tentative Tract Map that the City approved concerning a 
parcel in the area in 2006.  The certified LCP allows the City to approve increases in 
density for projects that include low and moderate-income housing.  This ordinance 
combined the exceptions that were given with the Tentative Tract Map conditions and 
required two units of low and moderate-income housing, dedications of 6 feet along North 
Catalina Avenue, paving the sidewalk and creating a six-foot wide parkway planted with 
trees.  In approving the ordinance, the City found that the ordinance was consistent with 
the proposed changes to the LUP.  The PLD was also consistent with proposals to develop 
a park on the power plant site and to create attractive entrances to recreation facilities, 
including a pedestrian entrance to the harbor, and finally that the development was 
consistent with the character of the neighborhood, having each unit have a separate 
entrance onto north Catalina Avenue.  The PLD ordinance as approved does not change 
the use, heights, or density allowable under the proposed LUP and therefore is consistent 
with the underlying LUP.  As proposed, this ordinance is consistent with an adequate to 
carry out the certified LUP (Exhibit 4, pages 11 and 16, Exhibit 5).   
  
 
E. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 

(CEQA) 
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Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local 
government from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program.  Instead, the CEQA responsibilities are assigned 
to the Coastal Commission and the Commission's LCP review and approval program has 
been found by the Resources Agency to be functionally equivalent to the EIR process.  
Thus, under CEQA Section 21080.5, the Commission is relieved of the responsibility to 
prepare an EIR for each LCP. 
 
Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP 
amendment submittal, to find that the LCP, or LCP, as amended, conforms with CEQA 
provisions.  The Commission has considered alternatives, including leaving the nine 
parcels designated commercially and approving the change in designation to residential 
use, but limiting the density of the newly redesignated residential parcels to R-3A.  The 
Commission found that neither alternative would have less impact on public access and 
resources of the Redondo Beach Coastal Zone than the proposed changes in 
designations.  There are no other feasible alternatives or feasible mitigation measures 
available which would substantially lessen any significant adverse impact on the 
environment.  As modified, the amended LUP will not have significant impact on resources 
protected under the Coastal Act.  Therefore, the Commission finds the subject Land Use 
Plan amendment as modified, conforms to CEQA provisions. 
    
















































































